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HOMESELLERSUSA SELLER GUIDES

Cash offer vs listing with an agent
There is no single right answer. Listing with an agent usually exposes

the home to the most buyers, which tends to mean a higher price. A

cash sale usually trades some of that price for speed, certainty and

less work. This guide lays out the trade-offs so you can decide with

your eyes open.

Inside this guide

01 When a cash offer can make sense

02 When listing usually nets more

03 Side by side

04 Protect yourself with any cash buyer

05 Or ask for both

Before you read

This guide is general information, not

legal, tax or financial advice. Contracts,

local rules and costs vary, so check the

details for your home with your agent,

title company or attorney.

HomeSellersUSA connects homeowners

with licensed local agents and cash

buyers. We are not a real estate broker

and don't value homes.
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1 When a cash offer can make sense
You need to move fast, for a job, a divorce, a deadline or to stop costs piling up.

The home needs work you can't or don't want to pay for, or it isn't in a condition most

mortgage lenders would finance.

You inherited the home, live far away, and want a simple sale without managing repairs and

showings.

You're behind on payments and time matters. If that's you, also talk to your lender and a

HUD-approved housing counselor (find one at hud.gov) before you sign anything.

You value certainty over the last dollar: no showings, and no buyer financing that can fall

through.

2 When listing usually nets more
The home is in reasonable shape and you have a few weeks or months.

You're in a neighborhood where homes sell steadily.

You can handle showings and small repairs, or negotiate them.

A cash buyer who plans to resell has to pay for repairs, holding costs, their own closing costs and

resale costs, and still make a profit. That comes out of the price they can offer. On the other side,

listing costs money too: agent commission (negotiable), repairs and preparation, possible buyer

credits, and your mortgage, taxes and utilities while the home is on the market. The honest way to

compare is net proceeds, not headline price. Our net proceeds calculator helps.

https://www.hud.gov/findacounselor
http://127.0.0.1:4830/guides/net-proceeds-calculator
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3 Side by side

Cash offer Listing with an agent

Typical price Usually below open-market value Market price, set by competing

buyers

Speed Can be quick: no lender, no

showings

Depends on the market,

preparation and the buyer's

financing

Repairs Often bought as-is Buyers may ask for repairs or

credits after inspection

Showings Usually one visit Many, while the home is listed

Agent commission None if you sell directly, but

check the contract's closing costs

Negotiable, agreed in your listing

agreement

Risk of falling through Lower, but a buyer can still walk

away in the option period

Financing and appraisal can derail

a sale

Who represents you Nobody, unless you hire an agent

or attorney

Your listing agent represents you

4 Protect yourself with any cash buyer
Compare. Get a market report from a licensed agent so you know what the home might sell for

if listed.

Ask who is buying. Some "cash buyers" sign a contract and then sell that contract to another

investor rather than closing themselves. Ask directly whether they will close in their own name,

and ask for proof of funds.

Use a title company. In Texas, sales normally close through a title company, which handles

the escrow and the title policy. Be wary of anyone who wants to skip that step.

Read the contract. Check who pays which closing costs, the earnest money amount, and any

option period. Under the standard Texas residential contract a buyer can pay an option fee for

the unrestricted right to terminate during the option period, so a signed contract is not a done

deal until that period ends.

No pressure. A reasonable buyer will give you time to think and to get advice. Walk away from

anyone who won't.
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5 Or ask for both
Many sellers ask an agent for a market report and a cash buyer for an offer at the same time, then

compare. You can do that here: each request goes to one agent or one buyer.

Questions sellers ask

Are cash offers always lower?

Usually, when the buyer is an investor who

plans to resell or rent. Occasionally a home

buyer who happens to pay cash offers market

price, but then you are really listing, not taking

an investor offer.

How fast can a cash sale close?

It depends on the title company's work and the

contract, not only on the buyer. Nobody should

promise you a specific number of days before

they have seen the home and the title work has

started.

Do I pay closing costs in a cash sale?

Often some, such as your share of the title and

escrow fees and your property tax proration. It

depends on the contract. See Texas seller

closing costs.

Sources
1. find one at hud.gov: https://www.hud.gov/findacounselor

Last reviewed September 30, 2026. Rules and costs change; check the current figures before you rely on them.

http://127.0.0.1:4830/guides/texas-seller-closing-costs
http://127.0.0.1:4830/guides/texas-seller-closing-costs
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Thinking of selling? Ask one licensed local agent for a free

market report, or one local cash buyer for an offer. Free to

ask, no obligation.

homesellersusa.com

More free guides and your state's seller rules at homesellersusa.com/guides


